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January 6, 2014

VIA HAND DELIVERY

James Snyder

Director of Planning and Zoning City of Falls Church
City Hall

300 Park Avenue

Falls Church, VA 22046

Re: Development Site Broad and West Streets; Letter of Transmittal and Justification
of Application for (1) for Rezoning certain areas of the site to B-1 (2) Special
Exceptions for the bulk of the site to allow Mixed Use and for a Building Height
Bonus.

Dear Jim:

Venable represents Spectrum Development Company LLC (“Spectrum”) which has
contracts to purchase or lease the parcels at 919 Park Avenue, 921 Park Avenue, 925 Park
Avenue, 212 N. West Street, 110 N. West Street, 934 W. Broad Street, 932 W. Broad Street
922 W. Broad Street, and 920 W. Broad Street (collectively the “Site”). Please accept this
Transmittal of and Justification for Applications to rezone the residential (R-1B) properties on
Park Avenue and the Commercial properties in the site now zoned B-3 to B-1.

As discussed below, the B-1 Zone allows the requested uses. Moreover by rezoning to
B-1, automotive uses cannot be located on the site in the future. The City has requested this
assurance be provided and so Spectrum requests those portions of the site now zoned B-3 be
“downzoned” to B-1.

Spectrum proposes the following: (1) develop the site so as to reduce the current three
single family detached properties (each of which has an area in excess of the minimum
required for a conforming R1-B single family detached building lot) to a use that effectively
constitutes two R1-B conforming lots and (2) to redevelop the remainder of the site for a mixed
use project. The actual zoning for the area containing the two detached houses would become
B-1, but the use would be restricted to single family detached dwellings on lots that conform to
the size required for R-1B lot with conforming front and side yards. The project would
contain:

o A six story mixed use (apartment) building with retail and service uses
in the ground floor and with about 297-305 units with 70 percent one
bedroom and 30 percent two bedrooms above the ground floor.
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o A hotel of six floors with retail and service uses in the ground floor and
150 hotel rooms in floors 2 through 6. In the event the hotel is not
feasible at the time commitments for construction are needed by
Spectrum, the developer will return with an alternative use in lieu of the
Hotel which shall be subject to the approval of the City Council.

. The ground floor of the apartment building would have retail uses
comprising about 39,369 square feet; such uses would include a
pharmacy of about 14,882 square feet with a drive through, restaurants,
retail shops and service businesses with a mix of local, regional and
national brands.

o Such improvements to the existing parkland along the W& OD trail that
will provide a connection to the transit and recreational opportunities of
the Trail; subject to the approval of the Northern Virginia Regional Park
Authority.

The site is located in planning opportunity area three and the site is discussed in the
Comprehensive Plan at pages 58 and 59. The redevelopment area calls for mixed uses
diagonally across from the site but in fact that area is committed in the long term to retail uses.

By consolidating the parcels in this site, Spectrum has achieved a number of the Goals
in the City’s Comprehensive Plan. Specifically, the proposed mixed use development provides
for sustainable development as it will allow for improvements to storm water management, to
energy efficiency, to parks and open space, to locating residents nearer to employment, transit
and shopping areas, enhances the integrity of the low density residential area by establishing
for the long term a “terminus” to the residential area of Park Avenue. The internal and external
improvements to traffic movement will greatly improve the current difficult intersection of
West Street and Park Avenue (See pages 75Rv through 76Rv of the Comprehensive Plan).

Demographic and market trends demonstrate that the future development in this area
should be an innovative and integrated approach to a mixture of uses including retail,
hospitality, residential and service uses.

Spectrum expects that given the increasing mass of retail, and newer, smaller multi-
family units, the surrounding area will become more attractive to office users and other
retailers as well.

Additionally, Spectrum requests the approval of special exceptions to allow for a mixed
use development to include multi-family rental units and for a bonus of 30 feet in height.
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These requests are summarized in the attached document entitled: The Spectrum
Development / Parcel Ownership. Concurrently, Spectrum is requesting a change in the
Comprehensive Plan Future Land Use Map for certain areas of the site to be shown as mixed
use rather than business. While the two single family detached houses on Park Avenue are
“part” of this development, the use of that area remains low residential and no change in the
land use map for that area on Park Avenue is required.

Spectrum and its development team have had extensive discussions with The City
Council and Planning Commissions in public work-sessions and with stakeholders in the
community, elected and appointed official and staff members. The central concerns have been
the following:

1. There should be a substantial commercial component for this large site, and a
considerable positive fiscal impact for the City of Falls Church is a primary
goal.

2. Density should be increased and a quality hotel should be brought to the project
to assist in achieving the desired positive fiscal impact.

3. Traffic is a great concern given, among other things, the unusual configuration
of West and Park Ave and the need to control access on West Broad Street and
West Street.

4. The buildings should have superior architecture and layout with tapering toward
Park Ave and the greatest height and massing along West Broad with a superior
focal point at West and West Broad.

5. Some local retailers should be encouraged to stay in the project.

6. Parks and open space needs should be addressed in part by linking the site to the
W& OD Trail.

7. The apartment buildings should be LEED Certified Silver.

8. Storm water management for the site and the immediate area should be
improved.

9. Streetscape should be tailored to the site and also consistent with (but not
necessarily the same) the City’s existing streetscape standards.

10. The requested Drive through should be carefully designed, meet City standards
and not detract from the urban “feel” of the project.

11. The frontage along Park Avenue should take the opportunity to make an
appropriate transition to the development and solidify for the long term the low
residential density of that terminus of Park Avenue.

12. Aerial utilities on the site will be placed underground.

13. This redevelopment opportunity involves a large consolidation of ten separate
parcels in the West Broad Street Area, and if redevelopment fails to go forward



VENABLE...

James F. Snyder
Page 4
January 6, 2014

from any cause, then the existing auto and light industrial uses on some of the
parcels will remain for a long indefinite period of time before another
redevelopment opportunity may arise.

A note about 920 West Broad Street is useful here. That parcel was the location of a |
house that was listed on the City’s Historic Register when the Register was created in the mid ‘
1980°s. The owner (Lillian Henderson) applied for and was granted by the City’s Historic
Review Board, the right to raze the house. The property was then sold but the new owner
chose instead to incorporate a piece of that structure into a small commercial building. There
is no expiration date applicable to the approval of the right to raze the structure and while the
structure was not “removed” from the register, there is no requirement to seek a new approval
to raze the structure. This approach is identical to that followed by the City for the protected
structure at the Murphy’s Funeral Home, which was razed 10 years after the HRB’s approval
when the site was redeveloped for “Northgate.”

THE PROPOSED DEVELOPMENT AND ITS COMMUNITY BENEFITS

Spectrum proposes to redevelop the site as a revised use project. The existing three
detached houses on Park Avenue will be replaced with two detached houses. This will be
consistent with the current land use designation of low residential and will provide stability to
that low density residential neighborhood. These two dwellings will provide an excellent
transition of uses and tapering of height and mass to the apartment building to the South. The
remainder of the site will be developed as follows:

o A six story mixed use (apartment) building with retail and service uses
in the ground floor and with about 297-305 rental units with 70 percent
being one bedroom and 30 percent two bedrooms.

. A hotel of six floors with retail and service uses in the ground floor and
150 hotel rooms in floors 2 through 6. In the event the hotel is not
feasible at the time commitments for construction are needed by
Spectrum, the developer will return with an alternative use in lieu of the
Hotel which shall be subject to the approval of the City Council.

. The ground floor of the apartment building would have retail uses
comprising about 39,369 square feet; such uses would include a
pharmacy of about 14,882 square feet with a drive through, restaurants,
retail shops and service businesses with a mix of local, regional and
national brands.

o Such improvements to the existing parkland along the W& OD trail that
will provide a connection to the transit and recreational opportunities of
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o the Trail; subject to the approval of the Northern Virginia Regional Park
Authority.

o The expected contributions to the Schools Capital program of about
$7500 per market rate unit will be met.

o A commitment of about six percent of the units (70% one bedroom and

30% two bedroom) being set aside as Affordable Housing Units and
equally allocated among households at 60%, 80% and 100% of the
median household income.

o Net tax revenue increases of approximately $1.5m annually are expected
based on the City’s economic projections. '
o The traffic in and around the area will be better managed and a traffic

signal on West Broad Street will be installed by Spectrum which
benefits development on both sides of West Broad and which provides a
better urban grid of street system.

The site is located in planning opportunity area three and the site is discussed in the
Comprehensive Plan at pages 58 and 59. The redevelopment area calls for mixed uses
diagonally across from the site but in fact that area is committed in the long term to retail uses.

By consolidating the parcels in this site, Spectrum has achieved a number of the Goals
in the City’s Comprehensive Plan. Specifically, the proposed mixed use development provides
for sustainable development as it will allow for improvements to storm water management, to
energy efficiency, to parks and open space, to locating residents nearer to employment, transit
and shopping areas, enhances the integrity of the low density residential area by establishing
for the long term a “terminus” to the residential area of Park Avenue The internal and external
improvements to traffic movement will greatly improve the current difficult intersection of
West Street and Park Avenue (See pages 75Rv through 76Rv of the Comprehensive Plan. The
number of access points on Broad, West and Park are being reduced from eleven to four.

Demographic and market trends demonstrate that the future development in this area
should be an innovative and integrated approach to a mixture of uses including retail,
hospitality, residential and service uses.

Spectrum expects that given the increasing mass of retail, and newer, smaller multi-
family units, the surrounding area will become more attractive to additional pedestrian oriented
shopping and office users as well. The once in a generation parcel consolidation achieved by
Spectrum provides the City with the opportunity to address all of the issues outlined above.
Without the approvals requested, the properties will continue with their current uses for the
indefinite future,
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TRAFFIC IMPACT

Wells & Associates has reviewed the revisions to the uses. A letter from Wells is
provided in the package of materials.

SPECIAL EXCEPTION CRITERIA FOR MIXED-USE AND HEIGHT BONUS

1. Primary Criteria (Section 48-90(1)):
a. The resulting development conforms to the City’s adopted Comprehensive Plan
and Design Guidelines (Section 48-90(1) (a)).

The Comprehensive Plan shows that the property is located in Planning Opportunity
Area 3, and the proposed development meets or exceeds the strategies called for in that

area:

L Consolidation of lots to accommodate higher density.

2. Promotion of redevelopment that eliminates stand-alone automobile and light
industrial facilities.

3. Improve pedestrian accessibility with controlled cross walks at various
locations.

4. Create a consistent design, in terms of building height and design, streetscape
improvements, and other aspects of the built environment in the City.

o Preserve recreational resources in the area,

6. Create development to promote a positive image of the City in an area that has
not seen any significant new development in decades.

g Locate buildings as close to West Broad and West Streets as possible with
parking located in the rear or in shared buildings or in structured facilities (in
this case covered, surface and underground).

8. Achieve consistent architectural goals.

9. Traffic turn lanes will be added to Broad and West Streets.
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Additionally, the Comprehensive Plan’s Future Land Use Map designates the property
as “business”. The text of the comprehensive plan currently points out that while this
means the area should be “primarily” recognized as retail or office districts rather than
residential, “special exceptions for residential use and height bonuses have also been
granted to create mixed use projects in ‘business’ areas since 2002”.

The Comprehensive Plan should be changed to reflect current practice, the City’s goals
and the changing environment. To do this, an application to change the Comprehensive
Olan’s designation from Business to “Mixed Use” has been submitted to the City.

The Design Guidelines show that the property is located in the West Broad Street Area.
As called for in the Guidelines, the proposed development will reflect an urban street
front, will provide a consistent identity for the area, increase pedestrian activity, and
indicate the high standards of the City. In addition, the proposed development will
widen paving at crosswalks, provide a mini- park at the W& OD trail, all of which will
work to increase pedestrian and bicycle activity in the area. The site’s proximity offers
a unique opportunity to finally provide superior connection to the W&OD Trail. The
best use to optimize that linkage is mixed use and not office or light industrial uses.

The resulting development provides for significant net new commercial square
footage and allows for a mix of commercial and residential uses (Section 48-90(1)

(b)).

Currently, the properties in the site contribute only $minimally in tax revenue. All
existing properties are served by significant surface parking. The proposed
development will remove these largely automobile-oriented and light industrial uses,
providing significant net new commercial square footage and allowing for a mix of
commercial and residential uses. The proposed development as noted provides about
128,865 square feet of substantial new commercial space (more specifically described
in the Table in the Concept plan).

¢. The resulting development produces substantial positive net new commercial
and residential revenue to the City (Section 48-90(1) (c¢)).

In conjunction with this application, information has been submitted to the City to be
inputted into the City’s cost/revenue impact model to predict the project’s net new
revenue, and a report has been received, which is attached separately. As recognized
by the Comprehensive Plan, the parcels that make up the property are underutilized
currently in terms of their density and use. The proposed development will
significantly increase the assessed value of and resultant property tax revenue generated
by the property. In addition, by creating a vibrant, attractive western gateway into the
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City, the development will encourage additional consumers to enter the area and
patronize commercial uses throughout the City.

Secondary Criteria (Section 48-90(2))

The development is not disproportionate to surrounding land uses and planned
land uses in size, bulk or scale (Section 48-90(2) (a)).

The proposed development is a concrete podium of commercial uses with five floors of
multi-family and hotel above, with a total height of about 85 feet. The development
has the unique aspect of substantial at grade parking for the retail uses hidden behind
the retail and under the residences. The exterior is masonry, and the building is fully
consistent with high standards established by the City for prior mixed use projects.

The area of the footprint of this project is “low” and the height of the new building will
blend well with its environment and set the stage for future development. Given the
high-quality design and construction of the building and its prominent place in the City,
a building of this scale is appropriate. The proposed development works in conjunction
with existing buildings to further create a dramatic, defined statement of quality for this
area of the City. The development is consistent with the discussion in the
Comprehensive Plan for this Redevelopment Opportunity Area which calls for
significant mixed (multifamily) uses-the area called for this Plan however is committed
long term to other uses that conflict with the Plan.

The resulting development does not overburden the existing community facilities,
including the school, transportation and water and sewer systems (Section 48-

90(2) (b)).
Transportation

A traffic study has been conducted by Wells and Associates that evaluates the
anticipated traffic impacts of the application and provides specific recommendations to
mitigate those impacts. That Study has been provided to the Staff. Some revisions to
counts will be made to reflect the changes in the retail plan for the site. The application
envisions a vibrant mixed-use development that will be sensitive to the transportation
concerns of the City. By providing a variety of complementary uses on the same site,
the proposed development will encourage self-contained, pedestrian trips.
Additionally, due to its location proximate to several bus routes including a future
intermodal transportation center and with implementation of Transportation Demand
Management (“TDM”) measures, a percentage of the trips generated by the residential
and commercial components of the proposed development are anticipated to utilize
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non-auto modes of transportation. TDM measures will include convenient bicycle
storage facilities, transit incentives, and resources conducive to teleworking.
Furthermore, the developer proposes to contribute to a new traffic signal on West
Broad Street and a reconfiguration of the intersection at West Street and Park Avenue.
The new signal will serve to increase vehicular accessibility not only for the subject site
but for surrounding developments as well. The signal will also provide a much safer
pedestrian crossing of West Broad Street that is currently lacking.

Water & Sewer

The City’s utility engineer has confirmed that water and sewer service is adequate. The
project will greatly improve storm water management with BMPs as the existing
development has virtually no storm water management measures.

The resulting development provides community benefits such as affordable
housing, as it is described in Section 38-43 (Section 48-90(2) (¢)).

The developer is proposing an Affordable Dwelling Unit contribution in keeping with
similar mixed use developments contributions, with about 6% of the total units being
contributed as Affordable Housing Units and equally allocated among households at
60%, 80% and 100% of the median household income. Eighteen (18) ADU’s will be
provided. A more thorough list is set out in the letter above.

A commitment to LEED Silver for the Apartment building is provided, and the
developer will underground all aerial utilities contiguous to the site depending on costs
and availability of easements. The developer proposes to review this in detail with the
City to determine what poles can be undergrounded in the immediate area.

The resulting development contributes to a vibrant, pedestrian-oriented
environment both on site and in relation to adjoining properties, with street level
activity throughout the day and evening (Section 48-90(2) (d)).

The current uses at the site are distinctly automobile-oriented, with the majority of the
property occupied by their own surface parking lots. The proposed development will
move almost all parking within enclosed structures, which will contribute further to the
walkable nature of the area.

The provision of streetscape along the entire development’s three sides facing streets
will contribute to the vibrant, pedestrian-oriented environment with connectivity to
adjacent commercial and park areas. The mix of uses, including restaurants, retail, and
other commercial opportunities will provide a balanced commercial center that will
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